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In summary, the fees previously paid by RTC under SEPA only mitigated the impact from the 

proposed Master Plan and the RTC Apartment cannot be exempted from paying the required 

impact fee because RTC Apartment is not part of the proposed Master Plan and the previous 

improvements are completely different from the current 2013-2030 TFP system improvements.  

 

Criteria 3: RMC3.10.060. (A). (7)   Development activity undertaken by the City of Redmond shall be 

exempt from the payment of all impact fees in consideration for the City’s contribution toward fire, 

park, and transportation system improvements from the City’s other funds and in recognition of the 

lack of impact from City development activities on the school system. 

 

City’s Comments: RTC Apartment project consisting of 286 residential units and 9,401 square feet of 

retail is a private project and not a project undertake by the City of Redmond; therefore, no exemptions 

is allowed from requirement to pay impact fees.  

Criteria 3: RMC3.10.060. (B)   Development activity that is not exempt from the requirement to pay 

all impact fees may qualify for impact fee credits or adjustments pursuant to RMC 3.10.130. (Ord. 

2610 § 1 (part), 2011: Ord. 2587 § 2 (part), 2011). 

City’s Comments: Per RMC 3.10.130 (A).(1), required impact fees can be reduced for credits for 

conveyance of land for and/or construction of specified system improvements. However, the 

previous Master Plan did not include RTC Apartment project, the previous conveyance of land 

and/or construction of the SEPA improvements only mitigated the impact resulted from the Master 

Plan as it had been proposed and reviewed at the time.    

 

Appellant 1.C: G&I VII Redmond Town Center LLC, G&I VII Redmond Retail LLC and G&I VII 
Redmond Development LLC (together, “G&I”) own the retail-mixed use portion of Redmond Town 
Center. As a condition of approval of the Redmond Town Center Master Plan, the City of Redmond 
required that extensive public improvements and dedications of land be provided as mitigation for 
the environmental impacts of full development of Redmond Town Center. The mitigation included 
the requirement that streets and related transportation improvements then identified in the City’s 
capital facilities plans be designed, constructed and dedicated to the City. Payment of“pro-rata 
shares” of the costs of other planned future street improvements identified on the City capital 

facilities plans was required. 
 

City Response to 1.C: On March 8, 1996, the City of Redmond (City) and Town Center Associates 

(TCA) entered into an agreement of “Redmond Town Center Traffic Mitigation Agreement” 
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Figure 2·2 
Jllustration of Site Design and Urban 
Integration Concepts per Redmond 

Community Development Guide, 
20C.30.0SO 
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FRONTAGE AND PLAZA REQUIREMENTS: 

Required Building Frontage: Buildings are required to be set 
back 13 feet from the street and be a minimum of two stories in 
height. The facades will convey a strong and consistent urban 
character and include significant retaiVoffice glazed frontage .

1 areas at the ground level. Variations from the setback are 
allowed in order to encourage storefront/building design features 
and to create plazas. 

Recommended Building Frontage: Optional locations of building I 
frontages to screen parking areas, enhance spatial enclosure, 
and extend urban density. Setbacks and facade treatment to be 
consistent whh Required Building Frontages, without minimum I 
height or storefront requirements. 

Buildings sited adjacent to the Bear Creek Parkway - Railroad 
Street intersection include storefronts along Bear Creek Parkway j 
and building features that reflect their presence as the project 
entry at the east end of the site. 

· PJ Plazas: Required in areas shown. 
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Figure2-3 
Development Parcels, Streets, 
Building Frontages,and Plazas 
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drawing should not be scaled to determine · 
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OPEN SPACE AREAS AND CLASSIFICATIONS: 

:;:;:;:;:;:;:;:;:;:; Public Access Open Space Area: 44 Acres 
·-·-·-·-·-·-·-·-·---
~ Plazas, Linkages, and Significant On-Site Landscaping: 
~10Acres 

Figure2-4 
ltEOMOND 

Public Access Open Space Area Plan 
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General Note: Information provided is 
intended for graphic reference only. This 
drawing should not be scaled to determine 
specific area, location, or design requirements. [? 
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SIDEWALK STANDARDS: 

0 0 0 Type 1 Walkway (per RCDG) I ........ 

:;:;:;:;:;:;:;:;:~ 

---

13-foot sidewalk with street trees when building faces street; 20-
foot linkage when parking lot faces street. Such linkage will 
include an 10-foot sidewalk and a 10-foot planter. ·. I 
An 18-foot linkage, including a 5-foot sidewalk, is required along 
the north side of Bear Creek Parkway where adjacent to the 
open space. Sidewalk widths may increase at street · 
intersections due to curb projec1ions, and will be located to I 
improve pedestrian access. Where there is no building frontage 
directly on 16Bth Ave. NE, a 20' linkage including a 5' planter 
strip, 5' sidewalk, and a 1 0' landscape buffer will be provided. 

Plaza: Sidewalk standards may be increased at plaza areas to 
reflect increased pedestrian activity, subject to Site Plan Review. 

Trail: 1 0' paved trail. I 
- - - • Recommended Linkage. 

• 

t 
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Figure2-5 
Pedestrian Circulation 

System -Required Locations 
and Standards 9 
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Figure2·6 
Design Area Overlay 
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MASTER P L A N A N D DESIGN GUIDELINES 

Design Guideline Summary 

Recommended Design Criteria Town Center Mixed Use Area Gateway Office Park Area Bear Creek Retail Area 

Design Area Square Footage 550,000 - 650,000 sq. ft. GLA 500,000 - 600,000 sq. ft. GLA 200,000 sq. ft. OLA I 
(1,375,000 max total GLA) I 

Building Setback from Street 13' at all streets 13' at interior streets 13' at interior streets 
I 

18' at Bear Creek Parkway 18' at Bear Creek Parkway 

B.uilding Frontages and Plazas Required per Figure 2-3 Required per Figure 2-3 none 

Allowable Building Height Mixed Use: 3 stories or 60'; 5 stories or 75' 3 Stories (60') 

Hotel: 6 stories or 75'; Hotel: 6 stories or 75'; 

Hotel with conference and banquet Hotel with conference and banquet 

fitcilites: 8 stories or 100'; facilitcs: 8 stories or 100' 

Office: 5 stories or 75' 

Recommended Land Uses Retail, Office, Hotel, Residential, Retail, Office. Retail, Office. 
Entertainment. 

Wall Signage Requirements The larger of 15% of the facade to The larger of 15% of the facade to The larger of 15% of the facade to 
which attached or 30 sq. ft. up to a which attached or 30 sq. ft. up to a which attached or 30 sq. ft. up to a 

maximum of300 sq. ft. maximum of300 sq. ft. maximum of 300 sq. ft. 

Linkages Reequired per Figure 2-5 Required per figure 2-5 Required per Figure 2-5 

Ratio ofT rees to Parking Spaces 1 tree/4 cars 1 tree/4 cars 1 tree/ 4 cars 

Landscape Requirements for parking 7"Al of total surface parking area 7% of total surfitce parking area 7% of total surface parking area 
areas 

Parking Stall Sizes 8.6' x 18' Standard 8.6' x 18' Standard 8.6'·x 18' Standard 
7.6' x 15' Compact 7.6' x 15' Compact 7.6' x 15' Compact 

Surface Parking Requirements Maximum 200 parking spaces before Maximum 200 parking spaces before Maximum 200 parking spaces before 
significant landscape break. significant landscape break. significant landscape break. 

Structured Parking Percentage 50% at full build-out 
-~-

REDMOND 
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MASTER PLAN AND DESIGN GUIDELINES 

Design Standards 
Town Center Mixed-Use Design Area 

General 

The Town Center MDced-use Design Area creates pedestrian
oriented retail shopping streets similar to those found in dense 
urban areas. Shops along 164th Avenue NE and 166th Avenue 
NE are designed to integrate with the existing CBD and create a 
seamless transition to Town Center Street. Buildings along 
Railroad Street represent varied urban-edge conditions and 
emphasize entry points to the Redmond Town Center project at 
street intersections. 

A prime, two-level "retail core" along Town Center Street cteates 
a high-energy shopping environment- the heart of Redmond 
Town Center. This rrllxed-use center may contain approximately 
605,000 sq. ft. of gross leasable area, consisting of specialty shops 
and other contemporary retail tenants. The tenant rrUx may 
include apparel, shoes, jewelry, fashion accessories, books, cards 
and gifts, toys, sporting goods, multimedia, electronics, and 
home accessories. Food service is provided through restaurants 
and cafes. Other elements of this rrUxed-use center may include 
a multiplex cinema and service-oriented office space. Users for 
such space could include travel agencies, insurance companies, 
and dental or medical offices. A portion of this component may 
include a hotel and/ or major anchor store. 

This area includes extensive building street frontage (refer to 
Figure 2-3) to create enclosure and strong urban edges to the 
north and south. Architectural features and building modulation 
ensure the desired scale and urban character. 

II: I! D II 

Streets and Pedestrian Areas 

Stairways and other vertical circulation features provide efficient 
and convenient access to upper levels. The design of covered 
escalators and elevators located on building exteriors 
complements the urban character of the project. 

Where 164th Avenue NE and 166th Avenue NE do not front an 
urban plaza, street width- including the two-lane street, 
sidewalks, and parallel parking- is approximately 70-ft. wide 
(Figures 3-1 & 3-3). Sidewalks include street trees, lighting, and 
other pedestrian-oriented amenities. Town Center's overall 
street design characteristics are similar (Figures 3-4 & 3-6). 

Urban plazas include such elements as special paving textures 
and colors, pedestrian seating areas, landscape features, retail 
kiosks, and other architectural features to create a unique 
character for each plaza. 

A walkway within Parcel2 (Figure 2-5) strengthens the 
pedestrian connection between the northwest corner of the Town 
Center Mixed-Use Design Area and Old Town Redmond. 

Sidewalks are consistent with those in the CBD and are located 
as shown in Figure 2-5: 13-ft. sidewalks separate buildings from 
streets; 20-ft. linkages (10-ft. sidewalks and 10-ft. parkWay 
planters) separate parking lots and streets. An 18-ft. linkage, 
including a 5-ft. sidewalk, is required on the north side of Bear 
Creek Parkway where it adjoins open space. Sidewalks may be 
wider in some areas to provide plazas, curb projections, and more 
convenient pedestrian access. 

0 H 0 
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MASTER PLAN AND DESIGN GUIDELINES 

Design Standards 
Town Center Mixed-Use Design Area 

Building setbacks from the street are defined by sidewalk linkage 
requirements. 

Building Architecture 

Architecture here expresses the basic building design elements 
defined in the City Center Neighborhood Plan {Figures· 3-1, 3-
2, 3-4, 3-7 & 3-8). 

Arcades, colonnades, and canopies provide continuous covering 
for pedestrians along storefronts (Figures 3-2,3-5 &3-8). 

Focal points, including tower elements and entryway features, 
enhance street intersections and plaza areas and create distinctive 
spatial characteristics (refer to Figures 3-2, 3-8 &3-9). Building 
base, body, and cornice-line treatments are defined on mixed-use 
buildings to create consistency in design character (Figures 3-2, 
3-5 &3-8). 

Building finishes and materials are chosen to enhance the 
architectural and retail character of building facades. Materials 
may include brick, steel, pre-cast concrete, stucco, stone, glass, 
and metal panels. Other accent materials may be used to create 
distinctive character and detail features. 

Service areas are screened with landscaping or enclosed. 

The spacing of columns at retail storefronts ranges from 24 to 30 
ft. and is an integral part of the building composition. 
Storefronts reflect contemporary retail shop design and style. 

• • D 

The south face of the mixed-use center is a strong focal point for 
the project where it greets SR 520. The scale of this elevation 
reflects the transition the urban scale of this design area to the 
Gateway Office Park Design Area. 

Buildings along Railroad Street reflect varied urban-edge 
conditions and emphasize entry points at street intersections 
(Figures 3-7 &3-9). 

Multi-story buildings are set back above the second level to 
integrate with adjacent two-story buildings. Consideration may 
be given to a feature molding (of cornice presence) as a defining 
element between the second and third levels in lieu of a setback 
(Figure 3-8). 

Modulations along street facades enhance building elevations. 
and create a variety of pedestrian experiences. The building 
modulations, which may include building recesses and 
projections, may be used to break up long building elevations. 
As a general rule, a variation to the building facade occurs at 
least every 250ft. {Figures 3-2 & 3-8). 

Landscape <Figures 3-3. 3-6 & 3-9) 

Landscaping is consistent with the requirements of the 
Redmond Community Development Guide Section 20C.20.090. 

Street trees are spaced no more than 30 ft. apart and planted no 
closer than 3 ft. from the curb. Variations to tree spacing may be 
considered to enhance plaza areas and emphasize building focal 

M 0 H D 
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MASTER PLAN AND DESIGN GUIDELINES 

Design Standards 
Town Center Mixed-Use Design Area 

points as long as the trees do not visually block retail storefronts 
(Figure3-12) . 

Trees are be planted in surface parking areas at a ratio of 1 tree 
per 4 parking spaces. Trees may be located in planters, landscape 
medians, or screening buffers adjacent to streets. 

Landscaping enhances the design character of streets and 
provides a sense of enclosure. Tree and shrub types are selected 
to create spatial variety and seasonal distinction. 

Parking Areas 

Parking structures are wrapped with commercial buildings or 
screened with landscape treatment when possible. Where 
structures are not wrapped with commercial buildings or 
screened, they blend in with the adjacent commercial buildings 
through similar articulation and modulation of facades. 
Entrances are integrated·into the design character of the 
building. 

Surface parking is visually screened from streets by means of 
building placement and landscaping; surface parking lots require 
significant landscape breaks at a minimum ofl per 200 car 
spaces (a "significant landscape break'' is defined as a minimum 8 
ft.-wide landscape median located between two parking lot 
aisles). Pedestrian access to shopping from the parking areas is 
through convenient pedestrian passageways (Figure 3-3). 

It E 0 M 

Structured parking roof deck areas include vegetation to soften 
visual impact. 

Signage 

Signage is consistent throughout the design area and always 
complements the building's charaCter (e.g., wall signs should 
avoid covering columns). 

Signs for retail shops are located in storefronts, above or below 
the canopy, and may include blade signs for visibility. Upper 
level retail shops may include signage along the pedestrian 
balcony for improved shop visibility from ground level (Figures 
3-3, 3-5 &3-8). Signage in other locations may be pc::rmitted to 
meet tenant needs. 

The tenant sign is located between columns to allow building 
architecture to be expressed (Figures 3-2 and 3-5). Tenant signs 
may not exceed 300 sq. ft. 

Consideration may be given to oversized signage or marquees for 
key tenants, such a movie theaters; however, these signs must 
enhance the character of the project. 

Tenant, information, and directional signage design is 
coordinated throughout the site to integrate the various design 
areas. 

0 M D 
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